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TECHNICAL APPENDIX 


Selected Housing, Household and Demographic Indicators for the Cities of 
Corona, Riverside, Norco and Riverside County 


City of Corona: Age of Housing by Tenure - 1980 
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Monthly Housing Costs for 
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City of Corona: Characteristics of Overcrowded Households - 1980 


City of Corona: Family Income Distribution by Race/Ethnicity - 1980 
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City of Corona: Projected Housing Need for All Income Groups Between 1984- 


1989 


City of Corona: 
City of Corona: 
City of Corona: 


City of Corona: 


City of Corona: 


1984 


City of Corona: 


Length of Residency by Tenure - 1980 
Units in Structure by Tenure - 1980 


Monthly Rent Distribution by Bedroom Size - 1984 


Inventory of Available For-Sale Housing by Type - May, 1984 


Annual Income Required to Afford For-Sale New Housing - 


Approved Residential Development - 1984 
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IL 
INTRODUCTION 


In 1981, Article 10.6 of California's Planning and Zoning Law, commonly referred to as 
the Roos Bill, redefined what must be included in the housing element of a general plan. 
The City's current Housing Element was adopted in 1976 and, therefore, must be updated 
in light of the new planning requirements. (Article 10.6, Section 65580 et. seq.). Under 
the new state law, the Corona Housing Element must include four items: 


e An assessment of housing needs, including housing stock condition, 
population and employment projections, locality's share of regional 
housing need, household characteristics, ability-to-pay, and other related 
characteristics including special needs households. 


e An inventory of resources and constraints, both governmental and 
non-governmental, such as land supply, zoning, public services and 
facilities, local processing and permit procedures, housing costs, and other 
related factors. 


e Articulation of a local housing plan through a statement of Corona's goals, 
quantified objectives and policies relative to the maintenance, 
improvement and development of housing. 


e An implementation program which sets forth a five-year schedule of 
actions which the City is undertaking or intends to undertake to 
implement the policies and achieve the goals and objectives of the housing 
element through the administration of land use and development controls, 
provision of regulatory concessions and incentives, and the utilization of 
appropriate Federal and State financing and subsidy programs when 
available. 


These requirements are met by this updated Housing Element of the General Plan. No 
further update is necessary until July, 1989 unless the City, because of changing 


conditions, decides to renew the element at an earlier date. 


ard * a pi gee 1 Me 


ah op Gotu gihommay iW wuNIed ine erhmals dalitse is) 1o Di] eileee .(89! af 
76 
alg terry 0 10 treqinty faledod @i! 0. Dotetog’ ect Mar teytw benii 1 JF goon erty 


heteieo ec! larm seojeres! ban a0) wl Le} q0Ds , (oad aalgon'? THO oY ID of 


Se) fit fo 09065 cottose 41 «ivizac) 2inimaitiecc Boltaa!; wai ot yl mt 
i685? WOl aQuinn! aim Iesinais nT) GAGA a9 wai clule wan eit 


ts <atigvell gibuloni- sheed sep Ye teceeeran al 
“bs eek Sytith 71. SHS) SOTOIG , FFA) nm no Que AAlsal < 
trite Li Wage yikide MOVIES bigheun’ owen qolevor 
MO oEpon sheer iamoge scitilen; agipalsaloaisite 


g son Munstinos bas carpe "weiner <A 9 
= yatlews’ WORSE “Gnei cs dost Jelnemin wre e-toc 
e he : Senbaoorwg- ti 199 IMA Witetsaoes ‘aco! .aultdjou! 


ana Ios) badaler 


ta ainsi s AQoow!s nBlg Uivaieei! (29H 6 te anivalweistA os 
‘eo ‘evitnina Bee, tan eerascide = leitifanp 
DAlayod > lasiigoiseel: bee prrastewr 160) 
Ra fos aise Holi wegen cpitstee agin as 
be oe te art @ vio wt foltw enoltne 
dy bes Rawr arte Siete Oran er toit wi17 Soerrslomi 
wal Snal % noite wr! iimibe ib epiow! inameis 
vib aS sntokyetape: b voip e017 10 Aotelysag 
pein? S3g:2 he lerabe’ SS! Q0 pA 
2dellavs 


a gait beiebqu ini! yo tem 936 Hnsesietiunss sei] 
= | 

Y aerlow Geer ‘Wi Uline yieesoe al elsbow tert? 
sink “ils ho a Emails oi) wens 6) sebiosd .2noitibace 


7 - 


EXECUTIVE SUMMARY 


Corona's Housing Element includes the following: 

e An assessment of housing needs 

e@ Aninventory of constraints and resources 
e A statement of goals, objectives and policies 
8 


A five-year housing implementation program 


HOUSING NEEDS 


Four subjects are discussed in the housing needs assessment: 
Housing Stock Condition 
Existing Housing Needs for All Income Levels 


Projected Housing Needs for All Income Levels 


Energy Conservation in New Development 


According to the most recent data, the substandard housing supply is less than 600 
housing units. This is about 4% of the entire supply in the City. Most of the housing in 
substandard condition can be improved. Only 10% of the substandard housing inventory is 
"dilapidated"; therefore, the remainder of the deteriorating stock can be improved and 


brought up to standard condition. 


Housing assistance needs are estimated on the basis of the lower income households that 
are paying more for housing than they can afford. Because there are presently no 
programs which reduce the mortgage payments of existing owners, the estimate of need, 
in effect, pertains to renter households. There are presently 1,600 lower income renter 
households that are spending 25% or more of their income on housing costs. If the 35%+ 
criterion were used to measure ability-to-pay, the estimated need is reduced 1,300 lower 


income renter households. 


Under present law, a housing element also must include an analysis of special housing 


needs. Seven groups are included within the meaning of special needs including: 
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handicapped, elderly, large families, overcrowded households, female headed households, 
farm worker households and the homeless. Background information on these special 
needs groups are included in pages 17 through 21 of this document. 


Housing production needs refer to the number of new housing units that must be 
constructed in the City over the next five years. These needs are projected by the 
Southern California Association of Governments for the City. During the next five 
years, it is projected that there is a need for 3,730 dwelling units to be constructed in the 
City. This amount to 746 dwelling units on an annual basis. 


With respect to energy conservation, there are several methods available for new housing 
developments. Some of these techniques, when appropriate, may be incorporated as 
mitigation measures in environmental impact reports. Still other methods may be 
identified during the preparation of specific plans and the site plan/project review 
process. 


CONSTRAINTS AND RESOURCES 
Three subjects are discussed within the context of an inventory of constraints and 


resources, as follows: 


e Governmental Factors 
e Non-governmental Factors 


e Land Availability 


The governmental factors analyzed in the Housing Element include: 1) land use controls 
(Land Use Element and Zoning Code); 2) site improvements; 3) fees; 4) local processing 
and permit procedures; and 5) building codes. The analysis reveals that only in the areas 
of fees is there a potential constraint on the development of affordable housing. The 
Redevelopment Agency's fee reduction program serves to mitigate the impact of this 
constraint. There is sufficient land to respond to the housing production needs and a 
variety of housing types are allowed pursuant to the Land Use Element, Zoning Code and 


specific plans. 
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With respect to housing costs, the existing apartment market and the sales housing 
market were surveyed in May 1984. It appears that the apartment rental housing stock is 
affordable to several income groups. However, the vacancy rate is 1% or less in the City 
indicative of a need for new rental constuction. Because of the large variation in home 
prices, the most accurate indicator is the price per square foot which combines land, 
construction, and other product costs in comparison to home sizes. The price per square 
foot ranged from a low $57 to a high of $145. The data reveal a widespread choice in 
regard to home sizes and prices. In addition, almost one-half of the single-family homes 
are affordable by households in the moderate income bracket using a 30% shelter cost- 
to-income ratio and considering housing generally in the $80,000 to $110,000 bracket. 


There is sufficient land to meet the housing production needs. In the short-run, there are 
approved developments which almost equal the entire housing production needs. Land 


availability is not a constraint in the City of Corona. 


GOALS, OBJECTIVES, POLICIES 
A local housing element must include statements on the following: 


e Goals 
e Objectives 


e Policies 


The City's goals, policies and objectives are contained in pages 41-45. They respond to 


the following Statewide housing goals: 


. Improving the condition of existing housing. 

. Meeting the needs of all income groups. 
Providing sufficient land to meet housing needs. 
. Promoting equal housing opportunity. 
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. Removing governmental constraints, if necessary. 
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HOUSING PROGRAM 


The City's housing program is described in pages 46-54. 


according to the following categories: 
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‘or Fe. 20 ) Bee 6. Fire £38 “as SS 


Structural Conservation 
Affordability Conservation 

State and Federal Housing Programs 
Local Incentives 

Potential Holding Capacity 

Variety of Housing Types 

Removing Governmental Constraints 
Promoting Equal Housing Opportunity 


The program is presented 
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REGIONAL SETTING 


Many factors that influence growth in Corona are generated outside of the City. For 
example, employment growth in Orange County, particularly in Anaheim and Irvine, 
induce a demand for housing in Corona and other nearby communities. For statistical 
purposes, Corona is associated with a tri-city subregion referred to as the Riverside- 
Corona-Norco Area (RCNA). Topographically, Corona is dominated by major natural 


features including the steep slopes of the Santa Ana Mountains and the Prado Basin. 


Historically, Corona has accommodated approximately 20 percent of the region's 
population growth on an annual basis. Corona's population increased at a dramatic rate 
during the 1960's. Between 1960 and 1970 the City's population more than doubled, 
increasing from 13,336 to 27,519 in 1970. Between 1970 and 1980, Corona's population 
increased from 27,519 to 37,791, which represents a slower growth rate than that 
manifested during the previous decade. 


Demographic, income and housing characteristics in relation to Riverside County provide 
evidence on the nature of housing needs. For example, Corona has a higher incidence of 
overcrowded households than does the County; 7.9% for the former and 6.5% for the 
latter. Similarly, approximately 1 out of every 10 housing units (9.8%) in Corona was 
built prior to 1939, compared with 6.4% tor the County. In essence, Corona possesses an 
older housing stock with a greater incidence of overcrowding. This will change as new 
housing is added to the supply in the years ahead. Table 1 in the Technical Appendix 


contains data on a variety of housing, household and demographic indicators. 


Homeownership is high in Corona where nearly two-thirds of all housing is owner- 
occupied. The homeownership rate is lower than adjacent Norco (85.7%) but about the 
same as that for the entire County (68.4%). The 1980 median owner costs ($454) in 
Corona exceed those for the City of Riverside ($391) and Riverside County ($407) but 
were lower than in neighboring Norco ($535). The median gross rent in 1980 for Corona 


was $271 or $183 less than median owner costs. 
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Another demographic characteristic of interest is the proportion that families comprise 
of all households. The meaning ascribed to the term "household" is all the persons 
residing in a separate living unit which is the same as the total occupied housing units. 
The term "families" refers to those households who are related by blood, marriage, or 
operation of the law. When the percentage of families is low it indicates that there are a 
large number of one-person households (e.g., elderly) and households comprised of 
unrelated individuals (e.g., students). In 1980, about 80% of the City's households were 
families — which represents a high proportion of families to all households. This 
demographic fact influences the community's housing need and, perhaps, participation in 


current and future housing programs. 


With respect to income patterns and housing costs, the City of Corona has higher values 
than the entire County, as illustrated below: 


Corona’ Riverside County 


e Median Household Income $20,693 $16,037 
e Median Family Income $22,328 $18,682 
e Median Home Value $77,500 $67,700 
e Median Rent $233 $231 


In terms of mobility, the following data compare where Corona residents lived in 1975: 


e Lived in Same House in Corona 14,734 42.9% 
e Different House in Riverside County 7,021 20.5% 
e Outside Riverside County in California 9,447 27.9% 
e Different State 2,248 6.6% 
e Abroad 861 2.9% 


These data indicate that 43% of Corona's residents in 1980 had lived in the community 
for at least five years. About 6 out of every 10 households, however, had moved to City 


since 1975. 


Looking toward the future, the City is expected to experience gains in employment, 
population, and housing. Based on projections by the Southern California Association ot 
Governments (SCAG), the City of Corona should experience a population increase from 
37,791 to 67,963 between 1980 and in the year 2000. This growth is an 80% increase in 
population tor the twenty year time span. On an annual basis, this represents 1,508 new 
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residents. During the next five years, some 3,700+ housing units are projected to be 
added to the housing supply. 


In terms of employment location, about 60% of Corona's resident's worked in Riverside 
County. This is illustrated below: 


e Worked in County of Residence 8,452 98.9% 
e Worked Outside County of Residence 5,888 41.1% 
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IV. 


HOUSING NEEDS ASSESSMENT 


INTRODUCTION 


This section of Corona's Housing Element contains the housing needs assessment 
assessment encompasses the following factors: 


. This 


e Analysis of population and employment trends and documentation of 
projections and a quantification of the locality's existing and projected 
housing needs for all income levels. Such existing and projected needs 
shall include, the locality's share of the regional housing need. Section 
65583 (a) (1) 


@ Analysis and documentation of household characteristics including level of 
payment compared to ability-to-pay, housing characteristics, including 
overcrowding, and housing stock condition. Section 65583 (a) (2) 


e Analysis of any special housing needs, such as those of the handicapped, 
elderly, large families, farm workers, and families with female heads of 
household. Section 65583 (a) (6) 


e Analysis of opportunities for energy conservation with respect to 
residential development. Section 65583 (a) (7) 


Based on the above, the needs assessment is described in the following terms: 
Housing Stock Condition 


Existing Housing Needs for All Income Levels 
Projected Housing Needs for All Income Levels 


Energy Conservation in New Development 


The primary source of information that was used for the preparation of the Housing 
Element is the 1980 Census of Population and Housing. Each table includes a reference 


* This section of the planning law authorized each Council of Governments to determine 
the existing and projected housing need for its region. Corona is in the region covered by 
the Southern California Association of Governments, 
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for the source of data. Another information resource was the housing condition survey 
completed in 1976 and updated in 1984. 


HOUSING STOCK CONDITION 


Introduction 


This section of Corona's housing needs assessment describes the condition of the existing 
housing supply. The analysis of housing condition and related improvement needs is 
specitically required by the present requirements of housing elements; i.e., Section 65583 
(a) (2) as mentioned earlier. 


Condition of the Housing Stock 


Most of Corona's housing stock is less than 20 years old. In fact, almost 70% of the 
entire supply was built between 1960 and 1980. However, about one out of every 10 
housing units is more than 41 years old (N = 1,224 dwellings). The older housing stock has 
a higher incidence of renter occupancy than for the total supply (i.e., 48.6% compared to 
32.7%). More detailed statistics on the age of housing by tenure are found in Table 2 in 
the Technical Appendix. 


Only a small percentage (4%) of Corona's housing stock is in substandard condition. 
According to the most recent data available, the substandard housing supply is less than 
600 dwellings. Table 3 in the Technical Appendix contains the data on the distribution, 
by subarea, of the substandard housing stock. More than one-half is situated in subarea 
D, or the circle area. The boundaries of the eight subareas are shown on Exhibit 1. 
Areas with housing condition problems are shown in Exhibit 2. 


The summary definitions for the two substandard categories are listed below: 


e Deteriorating - not more than two intermediate (slight) defects or one 
major defect but still providing safe and adequate shelter. 


e Dilapidated - several intermediate defects or a critical defect plus 
extensive evidence of neglect or serious damage. 
The housing units which are classified as deteriorating generally are considered 
amendable to some degree of rehabilitation. Dilapidated housing, however, is in such a 
state of disrepair that rehabilitation is no longer economically feasible and the unit 


should be either removed or replaced. 
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EXHIBIT 1. 
HOUSING SUBAREAS 
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EXHIBIT 2. 
HOUSING PROBLEM AREAS 


City of 
CORONA 


LEGEND 


[4 Problem Areas 


Source’ CITY OF CORONA, GENERAL PLAN 


Housing Improvement Needs 


Most of the substandard housing can be improved through repair and rehabilitation. Only 
10% of the substandard housing inventory is "dilapidated"; consequently, the "deter- 
iorating" housing, for the most part, can be improved and brought up to standard 


conditions. Most of the City's housing improvement needs are located in the following 
subareas: 


- "pn 49% 
- "ign 18% 
- "" 16% 


EXISTING HOUSING NEEDS FOR ALL INCOME LEVELS 


Introduction 


This section of the needs assessment deals with the housing needs of the households who 


now live in Corona. The housing needs of resident households are presented in two ways: 


e Housing assistance needs 


e@ Special housing needs 


Housing Assistance Needs 


Housing assistance needs exist when housing costs exceed the levels affordable to all of 
Corona's income groups. When this happens, there is a need to bridge the gap between 
the cost of housing and ability-to-pay through some means of financial assistance. The 


assessment of housing assistance needs includes the following: 


- ++. & quantification of the locality's existing and projected housing needs 
for all income levels. (emphasis added, Section 65583 (a) (1)) 


Analysis and documentation of household characteristics, including level of 
payment compared to ability to pay.... (emphasis added, Section 65583 (a) (2)) 
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Corona's housing assistance needs are estimated on the basis of the following factors: 


@ Ability-to-pay for housing (expressed as percent of income spent on 
housing) 


@ Income groups residing in Corona 


e Level of housing payment made by Corona's income groups in relationship 
to their income 


e@ Number of households whose housing payments exceeds ability-to-pay 


Housing Costs in Relation to Ability-to-Pay 


Ability-to-pay measures have been established by State legislation with reference to 
particular housing programs and the California Redevelopment Law. For instance, 
Section 50052.5 of the Health and Safety Code offers the following definition: 


Affordable housing cost means, with respect to lower income households, 
housing costs not exceeding 25 percent of gross income. 


Participants in the State's homeownership assistance program must expend at least 35% 
of their income on total housing expenses. These expenses include principal and interest, 
property taxes and homeowner association fees. SCAG's estimate of ability-to-pay is 
based on a 30% criterion. The standard used here for both Owners and renters is 25% 
consistent with the interpretation of State law rendered by the State Department of 
Housing and Community Development. 


Income Distribution by Tenure 


Tenure is a significant factor in measuring ability-to-pay because owner housing costs 
are reasonably stable over time while those of renters rise more rapidly. For these 
reasons, the income distribution by tenure is very important for purposes of estimating 
housing assistance needs. Corona's tenure-specific income distribution is based on 1980 
data. The number and percentage of owner and renter households by income category for 
1980 are reported in Tables 4 and 5 of the Technical Appendix. As reported in Table 4, 
about 67.3% of all households are owners and the balance of 32.7% are renters. Renters 
predominate in all annual income categories up to $15,000—62.1%, 58.5% and 55.5%. 
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Owners are the majority in the $15,000 - $19,999 income category, 61.2%, and the 
$20,000+ income category, 84.6%. Table 5 reveals that as of 1980 there were 3,961 
households with annual incomes of under $15,000 and that 76% of the households are 
renters. Some 80% of the households with incomes greater than $15,000 are owners. 


Income data for 1980 also can be used to group the owner and renter households into the 
more general income categories listed immediately below: 


Very Low 
Low 
Moderate 


Above Moderate 


Table 6 in the Technical Appendix shows the owner-renter distribution for the four 
income groups listed above. In the very low- and low-income categories, there are a 
larger number and percentage of renters than owners. However, owner households 
predominate in the moderate (55.7%) and above moderate (83.8%) income groups. 
Exhibit 3 shows the lower income households as a percentage of all the households 
residing in each census tract. 


Overpaying Estimates 


Housing costs in absolute ($) and relative (%) terms also vary for owner and renter 
households. The median housing costs for owners with a mortgage was $454 in 1980 while 
the median gross rent at that time was $271. Monthly housing costs expressed as a 
percentage of income are the most direct measure of level of payment compared to 
ability-to-pay. Tables 7 and 8 in the Technical Appendix contain 1980 "overpaying" 
estimates for owner and renter households. In 1980, there were 2,214 households 
spending between 25% and 34% of their income on housing costs — 64.6% were owners 
and 35.4% were renters. In addition, there were 2,659 households spending more than 
35% of their income on housing costs — 50% were owners and 50% were renters. Since 
the number of owners exceeds the number of renters in Corona, the overpaying rate is, in 
fact, much higher among renter households (i.e., 54% compared to 34%). 
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Overpaying does vary depending on income. Tables 9 and 10 in the Technical Appendix 
indicate the percent of income Spent on housing by tenure and income groups (i.e., very- 
low, low, moderate, above moderate). The 25% criterion, as indicated earlier, frequently 
is used as the point at which level of payment exceeds ability-to-pay. About 40% of all 
the households in Corona were Spending 25% or more on housing costs in 1980. There 
were 2,762 owner and 2,111 renter households expending 25% of their income on housing 
costs. This translates to 34.3% of all existing homeowners and 54% of all existing 
renters as having housing payments exceeding ability-to-pay. Under these conditions it 
seems that the 25% criterion may represent too high a standard of living and that a 
higher allocation for housing could be expected of all income groups, 


With respect to owner housing assistance needs, there are presently no programs which 


serve to reduce the mortgage payments (i.e., principal and interest) of existing 
homeowners. Many of these owner households may well confront serious financial 
problems because of declining earnings/income, and diminished physical capacities for 
maintenance and added second trust deed burdens. However, it is impractical to 
implement owner assistance programs with local resources only. 


Rental housing assistance needs pertain to the "very low" and "low" income populations. 


The estimate is based on the 25% criterion which meets State requirements as 
interpreted by the Department of Housing and Community Development. This results in 
a need estimate of 1,067 "very low" and 537 "low" income renter households, Although 
this estimate of rental housing assistance needs is based on 1980 Census data, it is also a 
fairly reasonable current estimate because the City has experienced only a small 
increase in the rental housing supply. For example, there is currently approved 
developments totaling 2,639 housing units and only 88 units are apartments. If a 35%+ 
criterion were used to measure ability-to-pay, the estimated need is reduced from 1,067 


to 918 "very low" renters and from 537 to 289 "low" income renters. 
Special Housing Needs 


Under present law, a housing element must include an analysis of special housing needs. 
These needs refer to households having atypical characteristics — the handicapped, 
elderly, large families, farm workers and families with female heads of households, 


Besides these groups, an analysis of overcrowding also must be included in the needs 
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assessment. Overcrowded households fall within the intent of the Special housing needs 
analysis. 


Seven household types are included within the scope of the special housing needs analysis: 


Handicapped 

Elderly 

Large Families 
Overcrowded Households 
Female Headed Households 


Farm Workers 


Homeless 


Handicapped Households 


With respect to handicapped households, the 1980 Census contains data on persons with 
work-related disabilities and those with public transit disabilities. The listing below 


provides a summary of the data on handicapped indicators: 


With Work Disability 


e@ Inthe Labor Force 801 persons 

e Not in the Labor Force 1,028 persons eee 
% prevented from working 81.5% ; 
% not prevented 18.5% 

With Public Transportation Disability 

e 16-64 years 257 persons Aes 

@ 65 + years 376 persons 


Elderly Households 


Many senior citizens have fixed incomes and experience financial difficulty in coping 
with rising housing costs. The capacity for coping with escalating housing costs depends 


heavily on tenure; that is, the owner or renter status of the elderly households. With 
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infrequent and small increases in income and potentially large gains in housing costs, the 
Senior renter is at a continuing affordability disadvantage compared to the senior owner. 


Population age data for Corona are available as of 1980. In 1980, 7% (N = 2,642) of the 
City's population was aged 65 years or above. In total, there are 1,045 males compared 
to 1,597 females in the 65+ age bracket. Generally, females outlive males in the senior 


age categories; and this demographic fact is verified by the 1980 age distribution (i.e., a 
female-to-male ratio of 1.53), 


Large Families 


Because of their size, these large-family households may experience a greater incidence 
of overcrowding. To the extent that such circumstances have their origin in financial 
limitations, the real cause is not household size but rather the means to purchase enough 
space. Even with adequate financial means, the housing supply may fall short of 
accommodating all large families because of low vacancy rates. For example, the May 
1984 apartment housing survey found a 1% vacancy rate and only 14 vacant units. 


According to the 1977 Housing Element Guidelines, the term "large family" refers to a 
family of five or more persons. When the 1980 Census was completed, there were an 
estimated 2,228 households with five or more persons. About 18.6% of all households 
residing in Corona in 1980 were large families. Table 11 in the Technical Appendix 
reports on households by size. 


This population segment has a somewhat higher propensity for homeownership than the 
general population. About 73.2% of all large families are owners. This means, of course, 
that the majority of large families residing in Corona do not experience rental housing 
assistance needs. However, there would be some large families with low and moderate 


incomes that have housing assistance needs. 
Overcrowded Households 


Overcrowding is one result of the shortage of space. The most often-used indicator of 
overcrowding relates the number of rooms and persons in a housing unit. In fact, the 
overcrowding indicator cited by the 1977 Housing Element Guidelines is "...the number of 


housing units with 1.01 or more persons per room." An "overcrowded" housing unit, 
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however, does not infer inadequate physical condition; rather, with fewer persons it 
becomes "uncrowded." Overcrowding reflects the financial inability of households to buy 
or rent housing units having enough space for their needs. Consequently, overcrowding is 
more appropriately considered a household characteristic (instead of a housing condition) 
and falls within the meaning of Special housing needs much as large families are so 
considered. Overcrowding also may be a temporary phenomena since some households 
will move to larger housing units to meet space requirements. 


In 1980, data were collected on the number of persons per room. In 1980, Corona had 944 
housing units occupied by households having 1.01 or more persons per room or 7.9% of all 
households. Of Corona's overcrowded households, 40% (N = 383) were owners and 60% 
were renters (N = 561). In terms of severity, about 43% of all overcrowded households 
had 1.51 or more persons per room. Detailed statistics on overcrowding characteristics 


are found on Table 12 in the Technical Appendix. 
Female Heads of Household 


As of the 1980 Census date, the City of Corona had 2,160 households with a female head 
comprising 18% of all households. About 49% of these 2,160 households were one-person 
households living alone. The remaining percentage lived in households consisting of two 
or more persons. In 1980, there were 300 female heads of households with incomes below 
the poverty level. Most of these families had children. This special needs group also 


would have housing assistance needs. 
Farm Workers 


Estimates of the housing assistance needs of farm workers has been developed by the 
Southern California Association of Governments. These estimates indicate that there 
are 155 farm workers having housing assistance needs with 42% (N = 65) in the "very low" 


income group and another 58% (N=89) in the "low" income group. 
Homeless 


In September 1984, the Governor signed AB 2579 which added "families and persons in 
need of emergency shelter" to the special needs group. The legislation provided that the 
housing program may include an identification of adequate sites for emergency housing. 


In enacting AB 2579, the Legislature made the following finding: 
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", .. because of economic, physical, and mental conditions that are beyond 
their control, thousands of individuals and families in California are homeless. 
Churches, local governments, and nonprofit organizations providing assistance 
to the homeless have been overwhelmed by the new class of homeless: 
families with children, individuals with employable skills, and formerly 
middle-class families with long work histories." 


There are, as pointed out, several factors causing a new homeless population and gener- 
ating a need for emergency shelter. In Corona, there is no data by which to establish an 
estimate of the homeless population. The City does acknowledge that there may be some 
homeless persons and families and endorses policies of working with churches and non- 


profit organizations to meet their needs through emergency shelter and other means. 


Additional data on housing needs are included in the Technical Appendix. Table 13 in the 
Technical Appendix reports on the tamily income distribution by race/ ethnicity. As 
indicated, the Spanish population represents a greater percentage of the lower income 
groups than they represent of all families. Table 14 in the Technical Appendix contains 
data on poverty status by race/ethnicity. About 18% of the Asian and Spanish population 
had incomes below the official poverty thresholds. 


PROJECTED HOUSING NEEDS FOR ALL INCOME LEVELS 
Introduction 


Projected housing needs reter to new housing units that need to be constructed in the 
City over the next tive years (1984 - 1989). The State planning law calls for an analysis 
of population and employment trends as well as the locality's share of regional housing 
needs. An analysis of these factors results in a quantification of the locality's projected 


housing needs. 
Population Trends 


During the past 20 years (1960 - 1980), the City's population has increased by almost 


24,455 persons. Population growth trends are indicated below: 
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Date Total Population Population Gain 


1960 13,336 N/A 
1970 27,919 14,183 
1980 37,791 10,272 

24,455 


The majority of Corona's population gains happened in the decade between 1960 and 
1970. During this period, the City experienced a gain of 14,183 persons. Population 
projections prepared by SCAG, which have been updated with 1980 census data, indicate 
the following trend for Corona: 


Population Increase: 1980 - 2000 30,172 persons 


The population totals are: 


(These projections include the 6,000 proposed units for AD 79-2 and other approved 
residential projects. Property outside the City limits or in the agricultural area was not 


included as urban development in the projections.) 
Employment Trends 


Employment opportunities within Corona and the larger market area are factors 
considered in calculating the share of regional housing need. As indicated in the 
Regional Setting, the expansion of employment opportunities in Orange County will 
induce a demand for housing in Corona. In addition, there are industrial parks being 


developed in the City. 
Share of Regional Housing Needs 


Under Section 65584 (a), SCAG is responsible for determining projected housing needs for 
all income levels. The projected housing needs must take into consideration the 


following factors: 
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Market demand for housing 
Employment opportunities 
Availability of suitable sites 
Availability of public facilities 
Commuting patterns 


Type and tenure of housing needs 


Housing needs of farm workers 


Projected housing needs as prepared by SCAG indicate the additional amount of housing 
which is needed for purposes of accommodating household growth, achieving a vacancy 
rate and level which allows choice and mobility, and building new housing to replace 
dwellings lost from the inventory. The projected needs for Corona during the next five 
years (1984 - 1989) are shown below: 


Household’ Growth Wts4ee.. BR esueed Set nooner 3604 housing units 
Additional VaGancies*eer. oe .. Hieee.. Mis eee. ee 91 housing units 
REepiacemenWor Inventory. eens. A Seas wee oe 35 housing units 


3730 housing units 


SCAG's projection of housing need on an annual basis is 746 housing units. Based on the 
number of approved housing units (scheduled to be built) in Corona as of April 1984 in 
conjunction with the extensive amount of vacant land in the City, it appears probable 


that the projected housing need for the 1984-1989 period can be met. 


Projected housing needs by income level also have been determined by SCAG. The 
income-specifie projected needs are listed on Table 15 in the Technical Appendix (with 
adjustments made to account for owner-renter needs). Projected housing needs for all 
income groups, taking into account the four income groups and owner-renter propensi- 
ties, amount to 2,730 owner and 1,000 renter units. The trends indicate an ownership 
rate of 73% which is higher than the rate of the entire City in 1980 (67%). It is 
extremely difficult to meet the new construction needs of owners and renters in the 
"very low" and "low" income groups. There are presently two programs in place which 
help provide rental housing for low to very low income groups. These programs are: 1) 
Multi-family Revenue Bonds and 2) County of Riverside Housing Authority. Quantified 
objectives must be established in light of community needs, available resources and 


market responses to housing demand. 
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ENERGY CONSERVATION IN NEW DEVELOPMENT 


Under current law, Corona's Housing Element must include the following: 


Analysis of opportunities for energy conservation with respect to residential 
development. (Section 65583 (a)(7)). 


In relation to new residential development and especially affordable housing, 
construction of energy efficient buildings does add to the original production costs of 
ownership and rental housing. Over time, however, the housing with energy conservation 
features should have reduced occupancy costs as the consumption of fuel and electricity 
is decreased. This means the monthly housing costs may be equal to or less than what 
they otherwise would have been if no energy conservation devices were incorporated in 
the new residential buildings. Reduced energy consumption in new residential structures, 
then, is one way of achieving more affordable housing costs when those costs are 
measured in monthly carrying costs as contrasted to original sales price or production 
costs. Generally speaking, utility costs are among the highest components of ongoing 
carrying costs. 


Opportunities for additional energy conservation practices include the implementation of 
"mitigation measures" contained in environmental impact reports prepared on residential 
projects in the City of Corona. The energy consumption impacts of housing development 
may be quantified within the scope of environmental impact reports, prepared by or for 
the City of Corona. Mitigation measures to reduce energy consumption may be proposed 
in the appropriate sections of environmental impacts reports. These mitigation 
measures, in turn, may be adopted as conditions of project approval. For example, 


passive design techniques could be encouraged for reducing energy consumption. 


The City also recognizes that there are several ways to achieve energy conservation in 
new and existing housing. Potential state-of-the-art opportunities could be evaluated 
within the context of environmental impact reports, specific plans, and/or site plan 
review. Feasible site planning and/or building design energy conservation opportunities 
then could be incorporated into the project design. An evaluation of the potential for 
energy conservation could be incorporated into the permit and processing procedures of 
the City. 
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SUMMARY OF HOUSING NEEDS ASSESSMENT 


Most of the housing stock in Corona is in sound condition; only about 4% of the entire 
housing stock is in substandard condition. Most of this substandard housing can be 
improved through repair and rehabilitation. There are an estimated 60 dilapidated 
housing units which should be replaced because they are beyond repair. 


Rental housing assistance needs are experienced by an estimated 1601 households in the 
very low and low income categories. Some of these needs already are being addressed by 
the housing assistance programs operated in the City. In addition to the foregoing, there 
are moderate income renters whose housing costs exceed ability-to-pay. Instead of 
rental housing assistance, these households are prime candidates for first time 
homeownership if satisfactory housing at affordable costs is available. Homeowners, 
especially those in the very low and low income brackets, also have monthly housing 
costs exceeding 25% or even 35% of income. In the absence of State of Federally- 
financed owner housing assistance to reduce mortgage and property tax payments, it 
becomes a major undertaking for the City to offer financial assistance programs. 


In terms of projected needs SCAG has forecasted a need for 3,730 new housing units over 
the next five years. Most of this need is for owner-occupied housing; however, the 
projected need for very low and low income ownership housing is extremely difficult to 
meet. There are rental housing programs available to address the new housing needs for 
very low and low income renter households. 


There are a number of energy conservation techniques available for new housing 
developments. Some of these techniques, when appropriate, may be incorporated as 
mitigation measures to mitigate adverse impacts identified in environmental impact 
reports. Still other techniques can be identified during preparation of specific plans and 
the site plan review/project approval process which incorporates planning, design, and 
engineering concerns. 
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V. 
INVENTORY OF CONSTRAINTS AND RESOURCES 


INTRODUCTION AND BACKGROUND 


This section of the Housing Element provides an inventory of constraints and resources 
relevant to addressing Corona's needs. Under present law, the element must include an 
inventory of constraints and resourees as follows: 


& Analysis of potential and actual governmental constraints upon the 
maintenance, improvement, or development of housing for all income 
levels, including land use controls, building codes and _ their 
enforcement, site improvements, fees and other exactions required of 
developers, and local processing and permit procedures. 


® Analysis of potential and actual nongovernmental constraints upon the 
maintenance, improvement, or development of housing for all income 
levels, including the availability of financing, the price of land, and cost 
of construction. 


2 An inventory of land suitable for residential development, including 
vacant sites and sites having potential for redevelopment, and an 
analysis of the relationship of zoning and public facilities and services 
to these sites. 


One category of constraint which is not explicitly mentioned by the planning law is the 
price and rent distribution of sales housing and rental housing. The prices and rents of 
existing and new housing, of course, establish the opportunity or lack thereof for all 
Corona's income groups to find housing within their means. For this reason, the Corona 
Housing Element has included housing prices and rents within the analysis of constraints 


and resources relevant to meeting the quantified housing needs. 


Three considerations, then, are included in this section of the Corona Housing Element, 


as listed below: 
® Analysis of Governmental Constraints 


« Analysis of Nongovernmental Constraints (including prices and rents in the 
existing and new housing supply) 
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e Inventory of Land Suitable for Residential Development 


ANALYSIS OF GOVERNMENTAL CONSTRAINTS 


Introduction 


Local housing elements, according to State law, must contain an analysis of potential and 
actual governmental constraints upon the maintenance, improvement, or development of 
housing for all income levels. The potential and actual constraints included and required 
in the scope of analysis are listed below: 


Land Use Controls (e.g., Land Use Element, Zoning Code) 
Site Improvements 
Fees 


Local Processing and Permit Procedures 


Building Codes 


The State law does not imply that the above factors are actually constaints in all cities. 
Article 10.6, however, does require a descriptive analysis of these factors to determine if 
any of them do act as constraints to the maintenance, improvement, or development of 
housing in a local community. 


All of the items listed above concern local regulatory factors. Besides these factors, 
there are some aspects of State and Federal programs which do constrain the actions 
which can be feasibly implemented by local governments. Consequently, potential or 
actual governmental constraints include not only local but also State and Federal 


governmental constraints. 
Factors Affecting the Range and Diversity of Housing Types 


Land use controls which establish the range and diversity of housing types to be 
encouraged and maintained in Corona include the General Plan and Zoning Code. More 
specially, the Land Use Element, last revised and adopted in July 21, 1983, establishes 
the principal residential land use categories to be encouraged in the community. The 
Zoning Code, in turn, establishes regulations affecting the uses, density and size of 


housing permitted in different sectors of the City. 
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Land Use Element 


Three general residential land use categories are identified in the Land Use Element, as 
follows: 


i Low Density Residential: Development within this range include tradi- 
tional single family units, large lot subdivisions, and planned unit 
developments with overall densities not exceeding six units per acre. 


2. Medium Density Residential: Development includes duplexes, triplexes, 
town-houses and other types of multiple unit development at densities 
ranging from 6-15 units per acre. 


3. High Density Residential: Development in areas designated for high 


density uses will permit housing with a density of 15 to 23 dwelling units 
per acre. This density ceiling can be exceeded for senior citizens/ 
handicapped housing in the R-3 multiple family zone. The density range 
is 23 to 75 dwellings per acre. 


About one-third of the City's land is designated by the Land Use Element for residential 
purposes. There are 15,337 acres in the area covered by the General Plan and 4,620 are 
designated for residential land uses. The total acreage of 15,337 includes land designated 
for agriculture, public facilities, open space, flood control basin, slope management 
areas, and freeway. Consequently, land designated for residential land use comprises 
60% of all the land that is planned for urban development (i.e., residential, commercial, 
and industrial). All land designated for residential use equals 4,620 acres; of this 
acreage, 81% (3,734 acres) is in the low density category. Another 5.5% (840 acres) is in 
the high density category and there are 46 acres in the medium density category. A 


summary is presented below: 


% of Total City Land Acreage 
High Density (23 dus/ac) Ds5 840 
Medium Density (6-15 dus/ac) Be 46 
Low Density (0-6 dus/ac) 20.7 3,734 


The consideration of recent annexations and agricultural lands actually increases the 
amount of currently undeveloped land suitable for residential development to about 7,000 
acres. There are about 1,250 acres in two recently annexed areas with specific plan 
designations and another 4,900 acres in agricultural areas suitable for rural residential 
and low to medium density residential land uses. The balance of 850 vacant acres are 


located in various part of the incorporated City. 
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There are a variety of housing types permitted by the three major residential land use 
categories. The General Plan Land Use Element allocates sufficient land to each 
category with the possible exception of the medium density category. However, 


development in the density range of 6 to 15 dus/ac is possible through the specific plan 
process. 


Development in accordance with the Land Use Element would yield (at ultimate build- 


out) a total housing stock of 39,054 dwellings. The numerical distribution is as follows: 


ns High Density - 15,960 Dwelling Units 
- Medium Density - 690 Dwelling Units 
- Low Density = 22,404 Dwelling Units 

39,054 Dwelling Units 


The Land Use Element is not a constraint on meeting housing needs, including housing 
types, densities and total unit production potential. 


Zoning Code 


Residential land uses are allowed in 12 zoning districts within the city. These zoning 
districts (designations) consist of the following: 


A-14.4 Agriculture Single Family 
R-1A Single Family 
R-1-12 Single Family 
R-1-9.6 Single Family 
R-1-8.4 Single Family 
R-1=7.2 Single Family 
R-1-14.4 Single Family 

R-2 Low Density 

R-3 Multiple Family 
R=3-C Multiple Dwelling 
R-G Multiple Dwelling 
MP Mobile Home Park 


A review was made of the development standards established by each of these zones for 
purposes of determining potential governmental constraints. The development standards 


reviewed for each zone include the following: 


e Permitted and conditionally permitted uses (residential) 
e Minimum lot area 


e Maximum building coverage 
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@ Minimum dwelling unit size 
e Parking requirements 
e@ Residential density 


There are nine individual housing types or styles permitted in the various zoning districts, 
including large lot estates, single-family homes, condominiums, townhouses, apartments, 
mobile homes, senior citizen/handicapped, secondary dwelling units and PUDs (Planned 
Unit Developments). Large lot estates are permitted by the R-1A Zone (one-lot per 
acre). Single-family homes are permitted basically in six residential zones with the 
following minimum lot sizes measured in square feet: 7,200; 8,400; 9,600; 12,000; 14,000; 
and 14,400. Condominiums and townhouses are permitted in the following zoning 
districts: R-2, R-3, R-3-C and R-G. Apartment housing also is permitted in the four 
previously mentioned zones. Mobile homes are permitted in eight residential zones. 
Housing for senior citizens and handicapped households is permitted in the R-3 zone at a 
density of 75 dwelling units per acre. Secondary dwelling units, or "granny flats," are 
permitted in all zones except the MP, Mobile Home Park zone. Additionally, there is 
PUD (Planned Unit Development) which is a conditionally permitted use in every zone 
except R-1A. The PUD is a tool to provide greater flexibility for lots which are 
constrained under typical zoning standards (e.g., irregularly shaped lots). 


Residential densities span a wide range. The R-1A Single-Family zone permits housing at 
a density of one dwelling unit per acre. By comparison, senior citizen/handicapped 
housing can be constructed at a density of 75 dwelling units per acre in the R-3, 
Multiple-Family zone. The other residential densities (dus/ac) include the following: 

- 3.0, 3.1 and 3.63 in the R-1-14.4, A-14.4, and R-1-12 Single-Family zones. 


- 4.54 in the R-1-9.6 Single-Family zone. 
- 5.18 in the R-1-8.4 Single-Family zone. 
- 6.0 in the R-1-7.2 Single-Family zone. 
- 12.0 in the R-G zone. 
- 12.1 in the R-2, Low Density zone. 
- 15.0-22.0 in the R-3 Multiple-Family zone. 
- 8.0 in the Mobile Home Park zone. 
In summary, then, there is a breadth of housing types and styles permitted by the zoning 


provisions of the City. Although there are only three residential categories in the Land 
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Use Element, these categories are implemented by several zoning districts. Two zones 
allow multiple dwellings as an outright use (R-3 and R-3-C). The R-G zone allows 
multiple dwellings as a conditional use. Mobile homes are allowed in single-family zones 


plus an exclusive park zone. The Zoning Code is not a constraint on housing diversity and 
production. 


Factors Affecting Housing Costs 


Article 10.6, the housing element legislation, calls for analysis of the following factors as 
potential governmental constraints: 


- Fees 

- Processing and Permit Procedures 
- Required Site Improvements 

- Building Codes 


These factors, all of which are influenced by City policy as well as other Statewide 
legislation, have an effect on the cost of housing. Another factor which influences 
housing costs are the "minimum dwelling unit sizes" established in the several residential 
zones. 


Minimum Dwelling Unit Sizes: 


These housing unit sizes combined with prevailing per square construction costs establish 
the minimum costs for new housing production. When minimum dwelling unit sizes are 
excessive, the lowest possible costs for new housing that can be developed by the private 
sector is increased above that which is necessary. In Corona, the private sector is 


provided ample opportunity in light of the permitted minimum house sizes. 


The following list indicates the minimum dwelling unit sizes for various housing types: 


320 to 360 square feet, "Secondary Unit" 

- 600 square feet, "Multiple Dwellings" in three residential zones 
- 800 square feet, R-2 low density residential zone 

- 1,000 to 1,400 square feet, single-family zones. 
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None of these standards appear excessive in terms of providing the opportunity for the 
private sector to respond to a range of housing needs. 


Fees: 


Fees charged in relationship to development applications do influence the cost of housing 
because they usually are passed on to the consumer. Applications may vary trom various 
requests to amendments of the General Plan. Accordingly, the fee amounts will vary 
depending on the specific application. The list below indicates the fee amounts for the 


processing of several applications in the City of Corona: 


e@ General Plan Amendment $ 200.00 

@ Zone Change Map 795.00 + $10/acre 

@ Specific Plan (Zone Change) 1,000.00 + $5/acre 

@ Specific Plan (No Zone Change) 800.00 + $2/acre 

e Specific Plan Amendment 570.00 

e Tentative Tract Map 775.00 or $10/lot, whichever is greater 
e@ Conditional Use Permit 590.00 + $10/acre 

@ Conditional Use Permit (PUD) 660.00 + $10/d.u. 

e Variance 500.00 + $25/standard 


$10/lot 


Usually developments do not require more than one or two applications. The reason for 
this is that there is consistency between the zoning map and text and the Land Use 
Element of the General Plan. Besides this factor, the City's Redevelopment Agency has 
a fee reduction program which mitigates, tor qualified affordable housing developments, 


the costs of various applications. 


In addition to the foregoing, there are other charges assessed upon residential develop- 
ment in the City. These include: Park Fee, Dwelling Development Tax, Sewer Capacity, 
Water Connection, plan check and the various required permits. These fees account for 


direct costs of $3,000 to $5,000 per unit in a typical project in Corona. 


Total actual possible per unit fees may be high; however, they are mitigated in qualitied 
projects through the fee reduction program explained earlier. Moreover, a 
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comprehensive study was recently completed on the City's costs, fees, revenues and 
services. That study concluded the fee structure (as described here) is consistent with 
the actual costs incurred by the City. (Management Services Institute, Cost Control 


System for the City of Corona, California, May 1984) 
Processing and Permit Procedures 


Most developments in the City do not require extensive processing because only 
Tentative/Final tract maps are necessary. Usually, a tentative tract map is processed 
within a two-and one-half month time period. There are some instances of General Plan 
amendments and zone changes. In these cases, the City practices "concurrent proces- 


sing" and both application requests can be processed concurrently in three to three-and 
one-half months. 


In addition to the foregoing, the City encourages the use of "specific plans." These plans 
provide for a flexible approach for addressing housing preferences and supplant 
traditional zoning. As a result, the "specific plan" process encourages housing diversity 
and results in reduced processing time as specific housing products are planned and 


designed in individual building/development sites. 


To assure that existing and future services have adequate capacity, the City has 
instituted a "Pre-Qualification Evaluation Process." This process is an additional step in 
the permit/processing system which is not practiced in most cities. The process is fully 
explained in the section concerning the inventory of land suitable for residential 


development. 


Site Improvements 


Most cities do require these improvements as a part of the normal development process. 
As land is subdivided and built upon, the City of Corona requires improvements such as 
streets, sidewalks, curbs, gutters, street trees, street lights and other related 
improvements. The improvements required by the City are permitted by State law and 
are not extraordinary. They are necessary for purposes of assuring public health and 


safety in residential communities. 
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Building Code 


Corona has adopted the Uniform Building Code and other model codes such as electrical 
and plumbing. This is a standardized code adopted by most cities throughout the State of 
California. The City does not impose (on the basis of unique local conditions) 
requirements or standards more stringent than those incorporated in the code. 


ANALYSIS OF NONGOVERNMENTAL CONSTRAINTS 


Introduction 


Three factors of a nongovernmental nature are cited by Article 10.6 as potential 


constraints on meeting housing needs. These include the following: 


e@ Land costs 
e Construction costs 


e Availability of financing 


These factors can be examined in relationship to the market conditions prevailing in the 
existing and new housing supply. The existing supply can be assessed most effectively in 
relationship to demand conditions such as length of residency in the City and supply 
conditions such as housing types, rent levels and vacancy rate. The new housing supply 
can be analyzed with reference to the construction costs, sales price distribution, and 
available tinancing. 


Existing Housing Supply 


Corona is experiencing a high growth rate. For example, about 26% of the City's 
households, as of 1980, had resided in Corona for less than one year. At that same time, 
about 62% of Corona's households had lived in the City fewer than five years. Table 16 
of the Techineal Appendix indicates the length of residency by tenure in 1980. The data 
are indicative of a City that is experiencing high growth and, consequently, a large 
amount and proportion of recent residents to community. 


Most of Corona's housing is single-family in character. In fact, 70% of the stock consists 


of single-family, detached structures. Only about 9% of the supply is found in structures 
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containing five or more units. Thus, the City is predominantly single-family in nature 
with a high ownership rate. And many of these homeowners are recent residents to the 
community. These trends can be expected to continue in the years ahead. Table 17 of 
the Technical Appendix shows the number of units in a Structure as of 1980. 


With respect to the cost of existing housing, a survey of apartment housing was 
completed in May, 1984. The monthly rents by number of bedrooms were collected for 
an inventory of 1,454 units. Table 18 of the Technical Appendix reports on these data 
that $25 rent intervals and bachelor, 1-bedroom, 2-bedroom, 3-bedroom, and 4-bedroom 


units. The interval and percentage distributions also are presented in the same table. 


Generally, about one-third of the supply has monthly rents of $300 or less. A second 
third of the apartment stock has rents between $300 and $400. The largest number and 
percentage of units are two-bedroom apartments renting for between $376 and $400 per 
month. There are 291 such apartments units which represent 20% of the entire supply 
that was surveyed in May 1984. Other significant segments of the stock consist of 146 
one-bedroom units renting for $220-250 per month (10% of total); 149 two-bedroom units 
renting for $401 to $425 per month (10% of total); 144 two-bedroom units renting for 
$451 to $475 per month (10% of total); and 108 two-bedroom units renting for $501 or 
more (7.5% of total). 


Rental housing affordability is measured in relationship to income and, more specifically, 
to median income values. If the annual incomes increased at the rate of 8% per year, the 
City's 1984 median income would be $28,152. The distribution by income group would 
then be as listed below: 


e Very low $14,076 or less 

e Low $14,077-$22,522 
e Moderate $22,523 - $33,782 
e Above Moderate $33,783+ 


Based on a shelter cost to income percentage of 25%, the "affordable" monthly rents are 


as listed below: 


e Very Low $293 or less 
e Low $294 - $469 
e Moderate $470 - $703 
e Above-Moderate $704+ 
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Almost 32% of the apartment stock is in the cost range affordable by "very low" income 
households. Another plus 58% have monthly rents within the range affordable by low 
income households. As reported in Table 18 of the Technical Appendix, 90% of the 
apartment stock has monthly rents of $475 or less. Although these comparisons have not 
accounted for different household sizes, it does appear that the apartment rental stock is 
within the affordable housing cost bracket for most income groups. This conclusion is 
based on the assumption that annual incomes have increased at the rate of 8% per year. 
A lower rate of increase would mean that affordable monthly rents would be lower and, 
therefore, fewer apartment units would fall within these ranges. 


Vacancy levels and rates are another key factor posing potential constraints. In May 
1984, a survey of almost 1,500 apartment housing units was completed. There were, at 
that time, only 14 vacant apartment units. The rental vacancy rate is 1% or less. This 
means that housing choice and mobility is constrained and there is ample evidence 


indicating a need for new rental housing construction. 
New Housing Supply 


Housing costs for new housing have increased over the years. These costs include land, 
construction, and finished product costs. Because of the large variation in home prices, 
the most accurate indicator is the price per square foot which combines land, construc- 
tion and other product costs in comparison to home sizes. These data were assembled for 


the City of Corona as of May, 1984. The results are itemized below: 


Square Feet Low $/Sq. Ft. High $/Sq. Ft. 
1,000 $78.74 $57.55 (4) 


1,000-1,100 83.65 90.86 (2) 
1,001-1,200 68.70 90.08 (6) 
1,201-1,300 70.27 81.50 (5) 
1,301-1,400 62.40 75.19 (4) 
1,401-1,500 61.98 144.69 (10) 
1,501-1,600 67.30 108.88 (6) 
1,601-1,700 73.10 8327-7 (3) 
1,701-1,800 67.62 1257 (3) 
1,800-1,900 -- -- ~ 
1,900-2,000 65.39 77.39 (3) 
2,000-2,100 57.55 64.04 (3) 
2,101-2,200 64.47 67.44 (2) 


(51 Floor plans 
were analyzed) 
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These data reveal widespread choices in regard to home sizes and prices. In the active 
housing market there were 51 separate floor plans, ranging in size from about 1,000 to 
almost 2,200 square feet. Generally, as the size of the dwelling increased, the cost per 
Square foot decreased. Given the frequency statistics, it appears that a modest-size 
house of 900 to 1,000 square feet could be offered for between $65,000 to $75,000, 
inclusive of land, construction and all other costs, 


Another barometer of housing costs is the sales price distribution of new housing. The 
data are reported in Table 19 of the Technical Appendix with reference to the "unsold" 
inventory and "approved but yet-to-be-built" housing stock. Altogether there were in 
May 1984 547 available for-sale housing units of which 43% were 
townhomes/condominiums and the remaining, 57% single-family dwellings. The sales 
prices ranges from a low of $75,000 to a high of $164,000. 


To measure affordability, a comparison was made of the income required to meet the 
monthly payments for housing in several price categories. The results, using 25%, 30%, 
and 33%, criteria for ability-to-pay are depicted in Table 20 of the Technical Appendix. 
Most of the townhouse/ condominium housing ($75,000-$90,000) is within the means of 
households having annual incomes of $23,000 to $28,000. Those incomes fall within the 
"moderate" income bracket. Almost one-half of the single-family homes are affordable 
by households in the moderate income bracket using a 30% shelter cost-to-income ratio 


and considering housing generally in the $80,000 to $110,000 category. 


Financing availability spanned a wide range as determined by the May 1984 Housing 
Market Survey. Residential projects were surveyed to determine the types of financing 
available as well as the terms and rates. The financing types included FHA, VA, 
conventional and government-supported (i.e., bond issues), The rates varied from 20% 
down, 9.9% fixed rate to bond issues at about 10% to conventional rates of 13.5%. 
Government bond financing was offered at one of the residential developments with a 5% 
down payment and a fixed annual percentage rate of 11.2% for 30 years. Under this 
example, on a sales price of $94,900 the down payment is $4,800 and the monthly 
payment is $1,033 on a loan amount of $90,100. 
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INVENTORY OF LAND SUITABLE FOR RESIDENTIAL DEVELOPMENT 


Introduction 


Under the requirements of Article 10.6, the Housing Element for Corona must discuss its 
findings and conclusions relative to the availability of land to meet new housing 
production needs. The analysis is described below: 

An inventory ot land suitable for residential development, including vacant 

sites and sites having potential for redevelopment, and an analysis of the 


relationship of zoning and public facilities and services to these sites. 
(Section 65583(a)(3)) 


Land Availability 


Within the context of SCAG's five-year projections, there is more than sufficient land to 
meet housing production needs. There are 4,620 acres designated for residential land use 
by the Land Use Element. In addition, there are more than 4,000 acres of agriculture 
land of which 22% is included in the Williamson Act preserves. Since there is a high 
degree of consistency between the zoning map and Land Use Element, there is no need to 
consider re-zoning commercial and industrial land for residential development. The 


development potential on vacant sites exceeds 20,000 housing units. 


Publie Services Availability 


In order to assure the adequate supply and capacity of public services, the City of Corona 


has instituted a "Prequalifying Evaluation of Residential Improvements" (PQE). 


The function of the PQE is to determine at the earliest possible and most logical point 
whether a proposed residential development will be adequately served through the 
existing infrastructure or through enhancement of the infrastructure by the developer, in 
either case, enabling the development to manifest itself, as a viable addition to the city's 


housing stock rather than an unforeseen strain on municipal services. 


The manner in which this is accomplished is by an evaluation conducted by the Director 
of Planning which assesses the existing and planned level of service available to the 
development. The different categories of service are as follows: 


i Police protection 
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2. Fire protection 

3. Wastewater treatment 
4, Sewer collection 

3. Park facilities 

6. Water availability 

Ne Drainage facilities 

8. Circulation 


Discretionary (positive) points ean be obtained on the following categories: 
a. Educational facilities 
b. Nonintrusion into existing agricultural areas 
c. Urban infill 


This service capacity assessment is not applicable to all residential development. For 
example, secondary units (granny flats), simple remodeling/additions, and development in 
areas 2A and 2B as delineated in Corona's General Plan, are all exempt from the PQE. 
For a full listing of exempt residential development categories, reference can be made to 
Section 18.04.020 of the zoning code. 


Capacity to Meet Projected Housing Needs 


As described in the needs assessment section, the projected need for new construction 
equals 3,730 housing units. In the long-run, the City of Corona certainly has the capacity 
to address this magnitude of need. In the short-run, however, there are approved 


developments which nearly equal the entire projected needs over the next five years. 


The capacity to satisfy projected housing need originates from three sources as listed 


below: 
e Unsold inventory, 90 units (see Table 19) 
8 Approved, Yet-to-be-Built, 457 units (see Table 19) 
® Approved residential development, 2,639 units (see Table 21) 


These development approvals combined amount to 3,186 housing units or 85% of the 
needs projected by SCAG and included in this element. Consequently, there is develop- 
ment potential within the City of Corona to meet the production needs for new housing. 
As of April 1984, there was approved for development 2,639 housing units in the City as 
noted in Table 21 of the Technical Appendix. These amounts probably will be con- 
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structed during the next five-years and, consequently, meet a significant portion of 
projected housing needs. 
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VI 
GOALS, OBJECTIVES, POLICIES 


INTRODUCTION 


According to Article 10.6 a local housing element must include the following: 


A statement of community goals, quantified objectives, and policies relative 
to the maintenance, improvement, and development of housing. 


The statement of goals, objectives and policies contained in this section reflect the 
following factors: 1) goals and objectives contained in the 1978 Housing Element; 2) 


update of goals and objectives in 1980 that concerned condominium conversions; and 3) 


update to reflect the subject matters incorporated in Article 10.6. 


Corona's housing goals, objectives and policies are presented in five categories, including 
existing housing, new housing, housing assistance, equal housing opportunity and removing 
governmental constraints. 


must be directed so that there is adequate provision for the housing needs of all 


economic segments. The Statewide goals are listed below: 


Conserve and improve the condition of the existing affordable housing 
stock. 


Assist in the development of adequate housing to meet the needs of 
low- and moderate-income households. 


Identify adequate housing sites which will be made available through 
appropriate zoning and development standards and with public services 
and facilities needed to facilitate and encourage the development of a 
variety of types of housing for all income groups. 


Promote housing opportunities for all persons regardless of race, 
religion, sex, marital status, ancestry, national origin or color. 


Address and, where appropriate and legally possible, remove 


governmental constraints to the maintenance, improvement, and 
development of housing. 


me 


These categories respond to the five goals presented in 
Article 10.6 and which indicate the manner in which the actions of the City of Corona 
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EXISTING HOUSING 


Goals 
® To achieve a housing stock free of adverse physical conditions. 
e To conserve the existing supply of affordable housing. 
Objectives 
® To improve 100 housing units over the next five years through 
maintenance, repair and rehabilitation (or 16% of the need). 
8 To conserve, to the extent possible, the existing supply of affordable 
housing located in apartments and mobile home parks. 
Policies 
* To assist in the maintenance, repair and rehabilitation of the housing 
stock. 
® To establish controls for the conversion of existing apartment buildings 
into community housing, such as condominiums, planned developments, 
community apartment projects and stock cooperatives. 
® To insure a reasonable balance of rental and ownership housing and 
variety of individual choices of tenure, type, price, and location of 
housing. 
e To establish criteria for the conversion of the existing multiple family 
rental housing to condominiums. 
® To reduce the impact of such conversions on tenants in rental housing 
who may be required to relocate due to the conversion of apartments to 
condominiums by providing for procedures for notification and adequate 
time and assistance for such relocation. 
® To assure that purchasers of converted housing have been properly 
informed as to the physical condition of the structure which is offered 
for purchase. 
® To insure that converted housing achieves a high degree of appearance, 
quality and safety as is consistent with the goals of the city. 
2 To attempt to maintain a supply of rental housing for low and moderate 


income persons. 
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NEW HOUSING 


Goals 
8 To encourage development of housing to satisfy the shelter and home 
environment needs of existing and future Corona residents. 
6 To encourage provision of a variety of housing types, prices, ownership 
possibilities, and locations. 
® To develop neighborhoods properly related to essential community 
services. 
cS) To maintain high quality development standards for residential land 
development to ensure establishment of neighborhoods with lasting 
value. 
Objectives 
C) To plan for the production of at least 3,730 new housing units over the 
next five years to satisfy projected housing production needs. 
® To encourage the development of apartment housing units over the next 
five years to meet a share of the projected need for rental housing. 
Policies 
® To continue to implement the Land Use Element of the General Plan. 
& To continue to promote the practice of "specific plans" and thereby 
encourage a variety of housing types and styles. 
® To continue to implement successful procedures which assure the 


adequate availability of public services and facilities. 


HOUSING ASSISTANCE 


Goals 


To assure reasonable housing costs in the existing supply of housing 
through affordability conservation and rental assistance. 
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Objectives 


Policies 


To meet the rental housing assistance needs of 25 additional lower 
income households in existing housing during the next five years. 


To meet the rental housing assistance needs of moderate income house- 
holds in new housing during the next five years. 


To meet the owner housing assistance needs of first time buyers of 
moderate income in newly constructed housing units. 


Undertake economically feasible programs to provide housing for low 
and moderate income households. 


Continue and expand the participation of Federal and State agencies in 
housing assistance programs. 


Continue to utilize the "Affordable Housing Fund" as a means of 


meeting housing assistance needs. 


EQUAL HOUSING OPPORTUNITY 


Goals 
8 To achieve open housing in the City of Corona that prohibits diserimi- 
nation in housing sales and rentals. 
e To achieve development of housing available to all income and age 
levels. 
Objectives 
e Assure implementation of countywide open housing programs in the City 
of Corona. 
8 Assure that appropriate City staff have knowledge of fair housing and 


open housing legislation and of agencies for referral of discrimination 
complaints. 
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Policies 
6 


Promote equal housing opportunity throughout the City. 

Promote housing which meets the special needs of large families, 
minorities, elderly, handicapped, and single parent households with 
children. 


Promote greater awareness ot tenant and landlord rights. 


REMOVING GOVERNMENTAL CONSTRAINTS 


Goals 
e To reinforce the housing goals and policies through the City's General 
Plan and Redevelopment Program. 
8 To reduce the cost impact of the City's fees and standards as they 
atfect existing and new housing. 
Objectives 
® The Building, Housing, Subdivision, and Zoning Codes should be 
examined to identify possible opportunities to reduce housing 
construction costs while maintaining basic standards of health, safety, 
and public welfare. 
® Criteria should be established to regulate and govern the conversion of 
existing apartments to condominiums. 
Policies 
® Continue to implement a concurrent processing procedure for the 


multiple permit applications. 


-45- 


vie ont )vGdgwaml VtitusIOgge Teva! Lege afoot 4 
te: : . 7 a 

. were: «gt © ge lamoge oh! £54 13 (ol he rt adil Ome 6 

7 . . 

ihe ebioreeucs Inorg Serie Die wetland ,Aisse we 


SIb ur 


tight braifo asl frig: TAase7 To en ‘ws Ioraovp stomosd 


STMASTELOO LATHES ZOO VAT ONSI 


nyaie ei) Neveu) natdilog tay elecg yrbatodods evicbuiw 0’ : 

oie - JTS T4 lus@ipcotsosh hada tu ia | 

t] - 

fe Oe ee? 2 a fo Yoonal Jeno wit ooabm 01 " 
: “Wiad woe lve Yes fu9T 


_ Oa etietbd® seit! ob aoe i ont! ® 

vt Pegg aides: Yisuesi 6: Cenlimexr 
ofet @ileiertiam vlidw eieos noctsee 

Partiow siidgae bis 


= @reliiges oi Carle) ewer ac a eisetys° ® 
ghewinaen> of aimoat wags goifsizes 


eHollol 


| ivr & Mnemeigmi O2 susitnON a 
: | aol) sgliggs ierieq aigitivw 


VIL. 
HOUSING PROGRAM 


INTRODUCTION 


According to Section 65583(¢c), a housing element must contain: 


A program which sets forth a five-year schedule of actions the local govern- 
ment is undertaking or intends to undertake to implement the policies and 
achieve the goals and objectives of the housing element through the adminis- 
tration of land use and development controls, provision of regulatory 
concessions and incentives, and the utilization of appropriate Federal and 
State financing and subsidy programs when available. 


Actions included in the housing program must address five specific areas, listed below: 


8 Conserving the existing stock of affordable housing 

® Assisting in the development of affordable housing 

® Providing adequate sites to achieve a variety and diversity of housing 
® Removing governmental constraints as necessary 

e Promoting equal housing opportunity 


Corona's Housing Program for addressing unmet needs, removing constraints, and 
achieving quantative objectives is described in this section according to the foregoing 
eategories. The Housing Program is scheduled for implementation during the period of 


mid-year 1984 to mid-year 1989. 
CONSERVING EXISTING AFFORDABLE HOUSING 


The program section of the Housing Element must include actions which: 
Conserve and improve the condition of the existing affordable housing stock. 


Actions in these areas include "structural" conservation or rehabilitation as well as 
"affordability" conservation through various measures to protect the existing stock of 
affordable housing. The actions to be implemented for these two areas are described in 


this sub-section. 
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Structural Conservation 


Actions to achieve structural conservation include the tollowing: 
1. Neighborhoold Public Improvements (City) 
2. Seniors Home Repairs (County) 
3. Rehabilitation Participation Loan Program (County) 


4. Home Improvement Repairs (City) 


Neighborhood Public Improvements: This action program is implemented by the City in 
order to upgrade the living conditions in certain neighborhoods of the City. The public 


improvements typically involve upgrading of streets, curbs, gutters and water lines. 
Most of the improvements are accomplished within the Community Development Project 
Area. This program action will be continued in the future as funding becomes available 


to complete additional improvements. 


Seniors Home Repairs: The City participates in the Community Development Block 
Grant Program through what is called the Riverside Urban County grant application. 
One of the programs included in the overall grant program is targeted to meet the needs 
of identifiable groups in the County including the elderly, farm workers and the handi- 
capped. Through an agreement with Crocker Bank, the County is able to mateh CDBG 
funds one-for-one with private dollars. In the future, the County of Riverside anticipates 
supplementing CDBG funds with other rehabilitation funding sources. This program is 
implemented in the City of Corona. 


Rehabilitation Participation Loan Program: Housing rehabilitation is an approved signitf- 


icant countywide activity for owner-occupied single-family dwellings in selected low- 
income neighborhoods. The administrative responsibility for implementation of this 
program is assumed by the Office of Housing and Development. As part of this program, 
eligible families receive an interest rate of approximately 8% for rehabilitation loans of 
up to $15,000 through a Residential Rehabilitation Loan Program Agreement with 
Crocker National Bank. This program action will continue to be implemented in the City 


of Corona. 
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Home Improvement Repairs: This action program is implemented on a scattered-site 
basis throughout the City. Annually, the City sets aside $50,000 to $100,000 of CDBG 
funding to finance home repairs. The program is implemented through grants in the 
amount of $1,000. The program will be continued in the future and the grant amount 
may be increased to expand upon the level of repairs that ean be achieved. 


Affordability Conservation 


Actions to achieve continued affordability of the existing housing stock include the 
following: 


ik Condominium Conversion Ordinance 


2. Mobile Home Park Zoning 


Condominium Conversion Ordinance: The previous section of the Housing Element stated 
the City's goals, policies and objectives with respect to conserving the affordability of 
rental housing. The major action program is implementation of Chapter 17.83 of the 
Zoning Code which regulates the conversion of apartments to condominiums. Among 
other requirements, no application for a condominium conversion may be filed unless (1) 
the vacancy rate for apartments in the City is greater than 5% and (2) the multiple 
family rental housing proposed to be converted has had a City occupancy permit as rental 


poroperty for at least two years prior to the date the application was submitted. 


In addition, applications for condominium conversions are processed as a Conditional Use 
Permit. In this regard, an application shall not be approved unless the Planning 
Commission and/or City Council make a finding that the proposed project is consistent 


with the General Plan. 


The affordability of existing rental housing is preserved by implementation of the fore- 
going requirements and procedures. A vacancy rate of 1% prevailed when the apartment 


housing survey was completed in May 1984. 


Mobile Home Park Zoning: The City's MP Zone is intended to provide for a combination 
of mobile homes in planned, integrated mobile home parks according to standards consis- 
tent with the protection of health, safety and welfare of the City. This zone is essential- 


ly exclusively for mobile home uses. The zone establishes property development stand- 
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ards for both the park location and individual mobile homes. In addition, standards are 
established for the interior facilities of mobile home parks (i.e., water, sewer, drainage, 


ete.). This zone helps to preserve these uses which often represent a supply of affordable 
housing. 


ASSIST IN THE DEVELOPMENT OF AFFORDABLE HOUSING 


Under the requirements of Article 10.6, a housing element must include actions which 
result in the following: 
Assist in the development of adequate housing to meet the needs of low and 
moderate income households. 


Actions are usually described with reference to State and Federal Programs as well as 
local incentives and resources. 


State and Federal Program 


Section 8 Existing Housing Program: This program action is implemented in the City by 


the Housing Authority of the County of Riverside through financial resources derived 
from the U.S. Department of Housing and Urban Development. The eligible lower 
income households obtain financial assistance to bridge the gap between actual and 
affordable housing costs. As of 1984, there were 146 households assisted by this program 
in the City. Of this total, 63 were elderly and 73 were non-elderly households. The five 
year objective is to increase by 25 the number of assisted households. 


Mortgage Revenue Bonds: The County of Riverside has considered implementing a 
Mortgage Revenue Bond Program. The program would provide reduced interest rates in 
exchange for a 20% reservation of affordable multi-family housing units. Because the 
fate of Industrial Development Bonds will not be considered by Congress until after the 
Christmas recess, the County cannot make a final decision on the bond issue. Depending 
on the final outcome of the County program, the City may enter into a cooperation 
agreement so that this action program could be implemented in Corona, especially to 
address rental housing needs. The City of Corona, however, has in place as of 1985 tne 
Mortgage Revenue Bond and Multi-family Revenue Bond programs to assist in the 


provision of moderate and low to very low housing needs. 
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Local Incentives 


Local incentives include the following: 
Li Density Bonuses 


2. Affordable Housing Fund 


Density Bonuses: Government Code Section 65915 provides a mechanism whereby 
residential developers can obtain a density bonus above and beyond the maximum density 
allowed in the General Plan and zoning. The bonus is predicated on the developer 
commiting a minimum of 25% of the units proposed in conformance with the density 
normally allowed in the General Plan to be rented or sold to individuals whose income is 
considered to be in the low or moderate income range (annual salary between $11,700 and 
$28,100). The purpose of the program is to provide an incentive to the private sector to 
build low and moderate income housing through the addition of more units than normally 
allowed. 


The most significant part of the density bonus program, as it relates to the City, is a 
mechanism to maintain the affordable units within the low and moderate income range. 
This will be accomplished in the future through a "Development Agreement" procedure. 
This same procedure is used by the City's Housing and Redevelopment Department to 
regulate bond financing projects. As a result, the City has the procedures in place for 
implementation of density bonuses. 

Affordable Housing Fund: The City of Corona has a Redevelopment Agency meeting the 
purposes of State law and local needs. Pursuant to State law, the Agency sets aside 20% 
of the tax increment in an "affordable housing fund." There are several ways in which 
this housing fund may be used. Section 33334.2(e) of the Health and Safety Code explains 


some of the eligible expenditures of this fund for purposes of meeting housing needs: 


1. Acquire land or building sites. 

2. Improve land or building sites with offsite improvements. 
3. Donate land to private or public persons or entities. 

4, Construct buildings or structures. 


De Acquire buildings or structures. 
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6. Develop plans, pay principal and interest on bonds, loans, advances or 
other indebtedness, or paying financing or carrying charges. 


7. Provide subsidies to, or for the benefit of, "very low income" 
households, as defined by Section 50105, "lower income" households, as 
defined by Section 50079.5, or persons and families of "low and 
moderate," as defined by Section 50093. 

There is limited experience throughout California on the actual use of the "Affordable 
Housing Fund." This fund is likely to have resources of sufficient magnitude to begin to 
address housing needs during the latter stages of the five-year program and certainly by 
1990. To plan for the most effective use of the fund, the Redevelopment Agency will 
conduct a survey of potential uses in Corona. The list of potential uses include, but are 
not limited, to the following: 


Below market interest rate loans. 
Equity-sharing loans. 


Land acquistion and disposition. 


Land banking. 


On- and off-site improvements. 


Congregate housing development. 


NPP Pep p 


Joint-use with other affordable housing programs. 


PROVISION OF ADEQUATE HOUSING SITES 


Under current State law, a Housing Element must discuss the City's actions to provide 
adequate sites for housing. This relates, first, to the "holding capacity" of the residential 
land in the City in relationship to projected new construction needs. The second factor 


concerns the "variety of housing" permitted by the City's land use planning framework. 
Potential Holding Capacity 

There is enough land in the City planned for housing development to accomodate the 
projected level of need. This pertains to both the amount of land designated for 


development and the number of units permitted by the Land Use Element and Zoning 


Ordinance. The residential land use distribution per the LUE is shown below: 
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1. Low Density — 3,734 acres at a density of up to 6 dus/ac 
2. Medium Density — 46 acres at a density of 6 to 15 dus/ac 
3. High Density — 840 acres at a density of up to 36 dus/ac 


In addition to this land supply, there will be additional land for residential development 
as some of the agricultural preserves are cancelled under the procedures established by 
the Williamson Act. In anticipation of future housing needs, the City also is preparing 
large-scale acreage (1,500 acres) development plans. These plans, once completed and 


adopted, will guide how housing needs will be met in the last decade of this century. 
Variety of Housing Types 


Specific Plans: Although there are only three density categories in the Land Use 
Element, there are several zoning districts established to meet a variety of housing 
needs. The provisions affecting the variety of housing types have been explained in this 
document. The City also encourages a variety of housing types and densities by the 
preparation and implementation of Specific Plans. Six specific area plans were included 


in the City's original General Plan and these are listed below: 


Main/Garretson Specifie Area Plan 


Taylor Avenue Specific Area Plan 


Chase Drive Specifie Area Plan 


Cherokee Specifie Area Plan 


Southeast Corona Specific Area Plan 


ra oOo fF WO DY 
-  ¢@ e 


Garretson/Foothill (Crown Ranch) 
Each of these Specific Plans contained provisions for housing development. 


Factory-Built Housing: To expand upon housing choices the City also has adopted 
provisions for factory-built housing. The purpose of Chapter 17.81 of the Zoning Code is 
to provide an additional opportunity for affordable housing by regulating the installation 
of mobile homes on permanent foundations on residentially zoned lots which are 
compatible with mobile home use. In Chapter 17.81, affordable housing is defined as 


follows: 
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"A single family residential dwelling shall be considered affordable if 
the total purchase price, including the price of the lot, is no greater 
than four times one hundred twenty percent of the average income of 
the city for the applicable year, based on the Editors and Publishers 
Market Guide made available by the Riverside County department of 
economic development." 

Second Units: The City's Zoning Code has made provision for second units. According to 


Section 17.85.010 of the Zoning Code: 


"The purpose ... is to provide an additional opportunity for affordable 
housing in the city by permitting secondary units for residential 
purposes on lots for single-family use zoned for single or multiple 
family use which are compatible...." 

Secondary units must have a dwelling unit area of at least 320 square feet and not exceed 


50% of the dwelling unit area of the primary unit, or 600 square feet, whichever is less. 
REMOVE GOVERNMENTAL CONSTRAINTS 


As discussed earlier, the present State legislation requires a review and analysis of how 
local governmental factors affect the capacity of the City and private sector to meet 
housing needs. Based upon this review, the Housing Element is to include action 
programs which mitigate the constraints to the maximum extent feasible. The analysis 
of potential governmental constraints indicated that only one area of possible concern. 
This related to the total fees exacted from new residential development which, in some 
instances, could impede the development of affordable housing. To counteract this 
possibility, the Redevelopment Agency of the City of Corona has instituted a "Low and 
Moderate Income Housing Program." The purpose of this program is to "Increase the 


supply of housing available within Corona to households of low and moderate income." 


To implement this program, the Agency encourages the construction of low and moderate 
income housing by paying portions of certain City development fees. The new housing 
must meet the needs of very-low, lower and/or moderate income households as they are 
defined by the State Department of Housing and Community Development. The level of 
assistance for owner-occupied housing is the total City fees or $3,000, whichever is 
less. For new rental housing, the level of assistance is $1,500 to $3,000, depending upon 
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whether the dwelling is occupied by a lower income household (80% or less of median 
income) or by a median income household. There is no assistance provided for units 
intended for the use of any household with an income level greater than the median 
income for Riverside County. 


EQUAL HOUSING OPPORTUNITY 


The fifth category of the housing program pertains to promoting equal housing 
opportunity. This category is addressed through the City's participation in the Riverside 
Urban County Community Development Block Grant Program. The "New Horizons Fair 
Housing Assistance Project" is included in the County's program. This project will be 
implemented on a Countywide basis and, therefore, the City of Corona will benefit from 


the program. 


According to the County application, the "New Horizons Project" will provide a focus to 
the County's commitment to fair housing and to affirmative efforts to open housing 
markets to all residents of the County regardless of their race, color, religion, sex, 
marital status, national origin, age or handicap. The County intends to use the "New 
Horizons" concept to marshall community resources in the public and private sector to 
develop and implement comprehensive and coordinated equal housing opportunity 


strategy. 
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Table 1 
Selected Housing Household and Demographic Indicators 
for the Cities of Corona, Riverside, Norco and 
Riverside County 


City of City of City of Riverside 
Corona Riverside Norco County 
Total Population 37,791 170,876 21,126 663,166 
Percent 65 Years + 7.0% 8.8% 6.2% 14.9% 
Total Households 11,964 60,964 5,910 242,937 
Persons Per Units 3.13 Zeta 3.32 2.69 
Total Housing Units 12,530 64,299 6,102 295,043 
Occupied Units 11,964 60,964 5,910 242,937 
Owner Occupied Units 8,052 37,122 5,067 166,218 
Percent Owner Occupied Units 67.3% 60.9% 85.7% 68.4% 
Renter Occupied Units 3,912 23,842 843 76,719 
Percent Renter Occupied Units 32.7% 39.1% 14.3% 31.6% 
1.01 + Persons Per Room 944 3,186 268 15,869 
Percent Overcrowded 7.9% 5.2% 4.5% 6.5% 
Median Value $77,500 $68,000 $91,700 $67,700 
Median Rent $233 $249 $272 $231 
Vacancy (Percent) 9.5 By < 8.2 
Median Household Income $20,693 $17,852 $23,979 $16,037 
Median Family Income $22,328 $21,079 $25,611 $18,682 
Percent Built Prior to 1939 9.8% 10.9% 4.2% 6.4% 
Median Owner Costs: 
with Mortgage $454 $391 $535 $407 
without Mortgage $86 $92 $115 $94 
Median Gross Rent $271 $284 $354 $270 


Source: 


1980 Census of Population and Housing 
Table construction by Castaneda & Associates 
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; Table 3 
City of Corona: Distribution of Substandard Housing — 1984 


seein oe a ee ee ee ee ee ee 
Sr SS SE SE ETE BONERS Sriram assess: 


Housing Stock Condition Total Housing Units 
Subarea Deteriorating % Dilapidated % Substandard % 


A s) 1.0 Se = ) 9 
B 14 2.7 2 3.3 16 2.8 
C 93 18.0 ) 8.3 98 17.0 
D 254 49.1 48 80.0 302 52.3 
E =a = = = ey = 
F 13 2.9 = —_ 13 2.3 
G 54 10.4 a = 04 9.4 
H 84 16.3 ) 8.3 89 15.3 
Total 517° «100.0 ~—S60 99.9 577 100.0 


Source: 1976 Special Census, as updated 
Table construction by Castaneda & Associates 
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Table 16 


City of Corona: Length of Residency by Tenure — 1980 


Length of Total 
Residency Owner-Occupied Renter-Occupied Occupied 
N % N % 

1 year 1,230 15.4 1,896 48.5 3,135 
2-5 years 2,871 35. 1,380 35.5 4,260 
6-10 years iis 21.3 sit 8.1 2,035 
11-20 years 1,443 17.9 210 5.4 1,653 
21-30 years 528 6.6 44 Ha | 572 
30 years 253 3.1 56 1.4 300 

8,052 100.0 3,912 100.0 «11,964 


Source: 1980 Federal Census, Year Moved Into Structure (Occupied Units) 
Table construction by Castaneda & Associates 
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Table 17 


City of Corona: Units in Structure by Tenure — 1980 
SEO cade eee le ee es 
erence memermmee 
All Occupied 
Units in Housing Housing Renter Renter 
Structure Units Units Occupied Occupied 


N % N % 

1-Unit, detached 8,913 8,601 6,985 81.2 1,616 18.8 
1-Unit, attached 602 563 306 54.4 257 45.6 
2 Units 273 262 44 16.8 218 83.2 
3 or 4 Units 881 808 80 9.9 728 90.1 
5 or more Units i2is 1,165 124 10.6 1,041 89.4 
Mobile Homes 588 565 513 90.8 52 9.2 

12,530 11,964 8,052 67.3 «3,912 32.7 


Source: 1980 Federal Census, Tenure and Occupany by Units in Structure 


Table construction by Castaneda & Associates 
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Table 18 


City of Corona: Monthly Rent Distribution by Bedroom Size — 1984 


Cumulative 

Payment Percent 
Monthly Total Distri-  Distri- 
Rents Bach. 1-bdrm 2-bdrm 3-bdrm 4-bdrm Units bution bution 
$200 58 45 0 0 103 7.1% 
201-225 4 45 0 49 3.4 10.5% 
226-250 6 146 80 0 232 16.0 26.5 
251-275 1 21 ij 0 29 2.0 28.5 
276-300 1 11 2 40 54 3.7 32.2 
301-325 0 28 14 0 42 2.9 35.1 
326-350 0 20 15 0 4 39 2.7 37.8 
351-375 2 23 32 0 57 3.9 41.7 
376-400 0 43 291 0 334 23.0 64.7 
401-425 0 0 149 2 151 10.4 75.1 
426-450 0 32 13 8 53 3.6 78.7 
451-475 0 26 144 0 170 i sf 90.4 
476-500 0 0 0 7 7 4.0 90.8 
501+ 0 108 26 134 9.2 100.0 
Total Units 12 440 855 83 4 1,454 
Percent 
Distribution 5.0 30.3 58.8 5.7 -2 100.0 


Source: Apartment Housing Survey by Castaneda & Associates (May 1983) 
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Table 19 


City of Corona: Inventory of Available For-Sale 
Housing by Type — May 1984 


SS TS ee 
——————S eee ee 


Unsold Inventory Approved, Yet-to-be-Built 


Townhomes/ 
Condominiums 3 @ $74,990-90,990 130 @ $78,500-90,000 


20 @ 78,500-90,000 164 @ 81,990-86,990 
18 @ 79,000-85,000 


41 units 195 units (235) 43% 
Single- 
Family @ $74,990-90,990 179 @ $91,990-117,990 


3 
2 @ 92,990-102,900 17 @ 93,900-99,905 
3 @ 97,900-118,900 19 @ 99,900-105,000 
4 @ 99,900-105,000 54 @104,990-136,990 
15 @ 99,990-133,990 
6 @111,900-133,900 263 units 
12 @144,950-164,950 
4 @145,000-154,000 
(312) 57% 
49 units 547 


ee ee ee a ees 
Souree: Corona Housing Market Survey by Castaneda & Associates (May 1984) 
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Table 20 


City of Corona: Annual Income Required to Afford 
For-Sale New Housing — 1984 


Se Se See eee 
ee 


Sales Loan Monthly Annual Income Required 3 
Prices Amount Payment 25% 30% 33% 
eee ee eee 


$ 66,000 $ 52,800 $ 502.83 $ 24,136 $ 20,093 $ 16,594 


72,000 97,600 948.54 26,330 21,920 19,747 
78,000 62,400 994.26 28,524 23,747 21,393 
84,000 67,200 639.97 30,719 25,973 23,039 
90,000 72,000 685.68 32,913 27,400 24,684 
96,000 76,800 731.39 35,107 29,226 26,330 
102,000 81,600 (T7T.10 37,301 31,053 27,975 
108,000 86,400 822.81 39,495 32,879 29,621 
114,000 91,200 868.53 41,689 34,706 31,267 
120,000 96,000 914.23 43,883 36,533 32,912 


1 Assumes 20% down payment 


11% interest rate; 30-year term (excludes property taxes) 


SSS 


Source:Methodology and table construction by Castaneda & Associates 
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Table 21 
City of Corona: Approved Residential Development — 1984 


SE 


ee ———————————— 


Number Percent 

Single-Family Residence 489 18.5 
Condominiums 1,425 54.0 
Townhomes 369 14.0 
Mix 268 10.2 
Apartments 88 3.3 
2,639 100.0 


Source: City of Corona, Approved (Not Recorded) Tentative Tracts, April 1984. Table 
Construction by Castaneda & Associates 
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